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THE  ROXBURY  VISION  STUDY 
ISSUES  AND  POSSIBILITIES 


The  Roxbury  Vision  Study  is  intended  as  a  instrument  to  provoke 
discussion  and  ideas  that  can  be  explored  and  cultivated  by  the 
community  residents  and  the  City  of  Boston.   This  body  of  work 
focuses  on  Roxbury1 s  internal  issues  and  external  influences  to 
investigate  how  Roxbury  might  evolve  in  coming  years.   The  Vision 
Study  is  intended  to  stimulate  discussion  on  issues  that  can  be 
addressed  in  the  IPOD  zoning  document.   Due  to  the  long  range  impact 
of  the  IPOD  document  on  the  future  development  of  Roxbury  it  is 
important  that  both  long  and  short  range  planning  possibilities  be 
identified  and  explored  now  before  the  documents  f inalization.   The 
concepts  expressed  in  this  study  are  broad  and  offer  a  framework  for 
the  community  to  further  explore  concepts  that  they  feel  have  merit. 

The  following  narratives  are  a  synopsis  of  each  of  the  issues  that 
were  investigated.   The  numbers  and  headings  correspond  to  the 
graphic  analysis  which  accompany  this  written  summary.   Please 
reference  both  forms  of  analysis  when  studying  our  observation. 


PROPERTVOF 

THE 


ARCHITECTURE 

r  l  a  \ :  \  i  \  G 

DEVELOPMENT 

75  KNEELAND  ST. 
SUITE  705 
BOSTON,  MA 
0        2        111 


1.   TRANSPORTATION  ISSUES 

•  The  majority  of  Roxbury  is  served  by  bus  routes,  a  slow 
inefficient  and  temporary  mode  of  transportation  which  does  less 
to  enhance  commercial  development  than  fixed  rail  transit. 

•  Major  bus  interchanges  are  located  at  the  Dudley  Sq.;  Eggleston 
Sq.  and  Grove  Hall  commercial  districts,  providing  the  main  mode 
of  transportation  to  the  major  commercial  centers. 

•  Fixed  rail  access  is  limited  to  the  western  portion  of  the  city 
and  access  is  obstructed  by  the  difficult  topography  of  Fort 
Hill,  Fountain  Hill  and  Franklin  Park. 


•  There  is  a  regional  rail  line  that  defines  the  eastern  edge  of 
Roxbury,  despite  its  connection  to  Downtown  via  South  Station  it 
has  no  access  point  in  Roxbury. 

•  There  is  minimal  fixed  rail  transit  access  provided  for  Roxbury, 
Dorchester  and  Mattapan  residents  who  comprise  one  of  the  largest 
labor  pools  in  the  city. 

•  While  the  S.W.  Corridor  Rail  and  the  Parklands  act  as  a  catalyst 
for  improvement,  the  Midland  Division  Rail  Line  (S.E.  Corridor) 
has  had  a  blighting  effect. 

•  All  major  vehicular  arteries  pass  along  the  edges  of  Roxbury, 
(ie.  Columbus,  Seaver  and  Massachusetts  Avenues  and  Melnea  Cass 
Boulevard)  a  positive  influence  for  residential  development  but 
negative  for  commercial  strip  development. 

•  The  major  interior  vehicular  roads  (ie.  MLK  Boulevard,  Warren  St. 
and  Blue  Hill  Ave.)  all  have  partially  widened  sections  but  the 
prevailing  constricted  sections  create  traffic  problems. 
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2.   TRANSPORTATION  POSSIBILITIES 

•  Create  a  S.E.  Corridor  rail  transit  and  parkland  along  the 
Midland  Division  to  give  residents  access  to  Downtown  and 
Newmarket,  jobs,  commercial  and  educational  opportunities. 

•  Transit  stops  along  the  S.E.  Corridor  would  act  as  nodes  for 
commercial  and  residential  growth. 

•  Create  park-and-ride  facilities  along  S.E.  Corridor  in  Grove  Hall 
and  Newmarket  Sq.  to  encourage  local  and  regional  drivers  to  take 
mass  transit  and  reduce  parking  and  traffic  demands  in  the 
downtown  area,  (consider  the  Central  Artery  effect.) 

•  Create  a  major  east  west  mass  transit  line  along  Dudley  Street, 
possibly  an  electric  bus  line,  to  provide  better  access  to 
commercial  and  institutional  development  along  the  S.W.  Corridor 
and  in  Dudley  Square. 

•  Consider  a  light  rail  transit  line  along  Blue  Hill  Avenue  to 
support  local  business  growth. 

•  Lengthen  MLK  Boulevard  to  connect  with  Blue  Hill  Avenue  to 
provide  another  major  east  west  arterial  street  and  better 
utilize  MLK  Boulevard. 


•   Provide  a  major  roadway  along  the  S.E.  Corridor  rail  and  parkland 
to  maintain  major  traffic  along  the  perimeter  of  Roxbury  and 
provide  easier  access  to  Downtown. 
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3.  OPEN  SPACE  ISSUES 

•  There  is  an  abundance  of  undeveloped  and  neglected  vacant  land, 
much  of  which  is  privately  held. 

•  There  is  a  lack  of  structured  neighborhood  open  space,  such  as 
squares,  mini-parks,  gardens  and  tot  lots. 

•  Structured  open  spaces  are  in  general  scattered,  random  and 
difficult  to  locate. 

•  Roxbury  is  in  close  proximity  to  major  Boston  green  spaces  and 
parklands  such  as  Franklin  Park,  the  Jamaica  Way,  the  Fenway  and 
the  Esplanade. 

•  The  new  S.W.  Corridor  provides  a  structured  green  space  link  from 
the  west  side  of  Roxbury  to  Downtown,  however  the  eastern  portion 
of  Roxbury  still  remains  isolated. 

4.  OPEN  SPACE  POSSIBILITIES 

•  Encourage  development  of  local  neighborhood  green  spaces  as  a 
catalyst  for  residential  developement  (ie.  parks  and  squares) . 

•  Reinforce  and  promote  a  ring  of  green  space  around  Roxbury 
already  begun  by  the  S.W.  Corridor  parkland  and  Franklin  Park. 
This  could  take  the  form  of  actual  parkland  or  tree-lined 
boulevards  on  the  west  and  north  edges. 

•  Use  walks  and  bike  paths  to  create  links  between  existing  parks 
and  promote  neighborhood  recreation  and  exploration. 

•  Create  a  linear  park  along  the  Midland  Division  (S.E.  Corridor) 
to  create  activity  and  interest  along  the  eastern  edge  of 
Roxbury. 

•  Reinforce  connection  of  neighborhoods  to  Franklin  Park  via  major 
gateways  to  the  park  corresponding  to  street  locations. 

•  Create  a  circuit  of  interior  parks  which  are  connected  to 
Boston's  "Emerald  Necklace"  via  Franklin  Park  and  the  Fenway/S.W. 
Corridor  park. 
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EDUCATIONAL/CDLTURAL/SERVICES  ISSUES 

•  The  majority  of  institutional  and  cultural  growth  is  occurring 
adjacent  to  existing  institutions  along  the  S.W.  Corridor  and 
Columbus  Avenue. 

•  Growth  of  the  current  institutional  area  is  limited  by 
residential  uses  which  abut  it. 

•  Educational  and  Hospital  uses  adjacent  to  Roxbury  have  nowhere  to 
grow  within  their  own  neighborhoods  and  could  grow  into  Roxbury. 

•  For  such  a  culturally  rich  community  there  is  very  little 
representation  of  this  characteristic  within  the  community. 

•  The  continuing  education  opportunities  within  Roxbury  do  not 
reflect  the  need  within  the  work  force  of  Boston. 

•  Every  neighborhood  does  not  contain  a  strong  decentralized  system 
of  health  care,  child  care  and  schools. 

6.   EDUCATIONAL/CULTURAL/SERVICE  POSSIBILITIES 

•  Develop  new  areas  within  Roxbury  that  can  provide  additional 
useful  space  for  institutions  adjacent  to  Roxbury  that  have 
nowhere  to  grow. 

•  Identify  more  lab  and  back-office  space  for  educational  and 
hospital  uses  to  grow  into  (ie.  the  corner  of  Melnea  Cass 
Boulevard  and  Washington  Street). 

•  Reinforce  isolated  uses  within  the  community  such  as  squares, 
parks,  and  monuments. 

•  Vocational  and  higher  education  facilities  are  both  needed  in 
Roxbury  to  create  a  skilled  and  simi-skilled  work  force  which  is 
in  demand. 

•  Reinforce  and  create  neighborhood  institutional  and  service  cores 
that  can  support  future  growth  in  addition  to  major  growth  along 
Columbus  Avenue. 

•  The  existing  Youth  Development  Core  at  MLK  Boulevard  and  Warren 
Street  should  be  supported  and  further  expanded,  (YMCA,  SMILE 
Daycare,  Boston  Latin,  RCCHC) . 

•  Dudley,  Eggleston  and  Grove  Hall  all  have  existing  service  cores. 
The  area  east  of  Blue  Hill  requires  a  similar  effort. 
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RETAIL  ISSUES 


Roxbury  lacks  strong  commercial  centers  with  substantial 
patronage  to  support  existing  and  new  businesses. 

Major  retail  centers  have  no  clear  physical  landmarks  to 
establish  a  memorable  sense  of  place,  (ie.  malls  and  specialty 
shops  like  Faneuil  Hall,  attractive  squares  would  provide 
variety,  choice  and  competitive  pricing) . 

There  is  no  regional  retail  draw  in  Roxbury  to  attract  shoppers 
from  outside  the  immediate  community  (ie.  outlet  malls,  mill 
shops,  or  products  produced  by  local  businesses). 

Currently  there  is  no  outstanding  economic  base  industry  as  the 
mills  and  distilleries  used  to  be. 

Local  commercial  centers  in  Grove  Hall,  Eggleston  and  Dudley  and 
along  Blue  Hill  Avenue  are  growing  very  slowly  while  the 
Washington  Mall  remains  dormant. 

Parcel  18  represents  new  commercial  opportunities,  however,  they 
are  concentrated  far  away  from  the  areas  of  greatest  need. 

RETAIL  POSSIBILITIES 

Create  a  new  major  regional  retail  center  such  as  a  retail  outlet 
and  keep  local  retail  dollars  in  the  town. 

Focus  on  Dudley  as  a  regional  retail  center,  supplement  existing 
businesses  with  a  modern  shopping  center  nearby. 

Focus  on  Eggleston  and  Grove  Hall  as  community  shopping  centers 
and  retail  gateways  to  the  community. 

Promote  professional  service  industries  associated  with  local 
institutions  (ie.  medical,  judicial,  construction). 

Promote  local  incubator  spaces  and  businesses  within  the 
community. 

Improve  transit  links  to  existing  retail  centers  to  provide 
better  access. 

Promote  connection  between  the  newmarket  manufacturing  area  and 
Dudley  Square  as  a  source  pf-jpatrjin^_and_jproducts  for  both  areas. 
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9.   LIGHT  INDUSTRY  ISSUES 

•  Current  light  industrial  uses  are  scattered  and  poorly  situated 
in  residential  neighborhoods  in  many  cases  (ie.  Jackson  Sq.  and 
Newmarket  Sq. ) . 

•  Current  light  industrial  located  along  Washington  St.  and  Blue 
Hill  Ave.  are  poorly  situated  and  occupying  prime  commercial 
residential  street   frontage. 

•  Existing  light  industry  areas  have  historically  contained  trash 
transfer  stations  and  junk  yards  which  have  had  a  blighting 
effect  rather  than  "clean"  compatible  uses. 

•  Light  industry  is  conveniently  located  near  large  residential 
areas  which  constitute  a  potential  work  force. 

•  Many  of  the  existing  and  planned  light  industrial  areas  are  in 
close  proximity  to  retail  zones  providing  both  distribution  and 
retail  opportunities. 


10.  LIGHT  INDUSTRY  POSSIBILITIES 


•  Consolidate  scattered  existing  light  industrial  uses  into  three 
planned  urban  industrial  parks. 

•  Each  light  industrial  park  should  promote  and  capitalize  on  its 
close  proximity  to  the  major  retail  centers  for  distribution  and 
retail  opportunities. 

•  Encourage  an  improved  image  for  light  industrial  uses  by  a 
selective  leasing  process,  and  design  guidelines  which  promote 
buffers  around  the  residential  neighborhoods  they  abut. 

•  Develop  "clean"  light  industrial  parks  as  one  of  several  gateways 
to  the  community  showing  visible  improvement  and  change. 

•  Promote  the  job  opportunity  and  training  aspects  of  these 
industries  in  an  effort  to  tap  an  existing  potential  work  force. 
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11.  HISTORIC  VALUE  -  ISSUES 

•  Roxbury  is  a  culturally  rich  community  both  in  terms  of  its 
history  and  the  diversity  of  its  population. 

•  While  many  of  the  buildings  are  historically  valuable  there  are 
five  or  six  clusters  of  important  buildings  and  places  in  the 
Highland  Park,  Dudley  Station,  Walnut  Ave.,  Elm  Hill/Seaver  St. 
and  Mt.  Pleasant  areas. 

•  Historic  structures  such  as  churches  are  visible  landmarks  in  the 
hilly  topography  of  Roxbury. 

•  Many  historic  structures  remain  under-utilized  because  of  changes 
in  industrial  and  residential  housing  patterns.   The  mill 
buildings  along  Columbus  Avenue  and  commercial  buildings  in 
Dudley  and  Grove  Hall  are  examples  of  this  trend. 

•  In  general  it  can  be  determined  that  the  most  valuable 
residential  structures  have  been  historically  placed  around  the 
parks  and  on  the  hills  of  Roxbury. 

12.  HISTORIC  VALUE  -  POSSIBILITIES 

•  Promote  and  reinforce  the  existing  historic  value  of 
neighborhoods  in  an  effort  to  create  civic  pride  and  more  stable 
neighborhoods. 

•  Develop  additional  historic  landmark  districts  as  catalysts  for 
further  growth  and  increased  property  values. 

•  Identify  the  historical  core  of  each  neighborhood  and  promote 
development  and  restoration  in  that  area  to  create  a  firm  anchor 
for  future  growth. 

•  Focus  on  the  highlands  as  traditional  anchors  of  residential 
growth  which  can  be  built  upon. 
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13.  VACANT  LAND  TOPOGRAPHY 


•  The  largest  concentrations  of  vacant  land  in  Roxbury  occurs  in 
Highland  Park,  Dudley  Sq.,  Quincy/Geneva,  and  Shirley/Eustis 
areas,  the  most  valued  and  least  valued  areas  of  Roxbury. 

•  Highland  Park's  vacant  land  is  surrounded  by  support  services  and 
composed  of  many  smaller  parcels. 

•  The  Dudley  Triangle  parcels  and  areas  east  of  Blue  Hill  Avenue 
are  composed  of  larger  parcels  requiring  greater  development 
resources  and  are  surrounded  by  less  developed  neighborhoods. 

•  Washington  Park  South  has  the  least  amount  of  vacant  land  and 
benefits  from  a  topographic  high  point  at  Franklin  Park. 

•  Dudley  Sq.  has  a  substantial  amount  of  vacant  land  in  the  central 
business  district  which  is  impacting  the  image  of  this  retail 
area. 

•  The  Midland  Division/S.E.  Corridor  has  a  major  blighting  affect 
on  the  large  tracts  of  vacant  and  occupied  land  which  abut  it. 

14.  VACANT  LAND /TOPOGRAPHY  POSSIBILITIES 

•  Vacant  land  in  areas  of  strong  historic  and  topographic  character 
will  develop  independently  of  substantial  public  assistance 

(ie.  Highland  Park). 

•  Focus  assistance  on  areas  with  few  catalysts  for  growth  and  an 
abundance  of  vacant  land  (ie.  the  area  east  of  Blue  Hill  Ave.). 

•  Identify  and  focus  on  development  opportunties  in  areas  with 
topographic  high  points  and  mixed-use  areas. 

•  Vacant  land  use  should  reinforce  the  existing  primary  use  of  each 
district. 

•  Consolidate  scattered  uses  currently  located  along  the  major 
boulevards,  (ie.  Blue  Hill  Avenue  and  Dudley  St.),  to  eliminate 
large  gaps  of  vacant  land  and  create  contiguous  development 
sites. 

•  Large  strips  of  vacant  land  along  the  Midland  Division/S.E. 
Corridor  should  be  developed  as  park  land. 
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15.  NEIGHBORHOOD  ISSUES 


•  Roxbury's  neighborhoods  have  distinct  boundaries  and  identities 
with  both  positive  and  negative  conditions  due  to  topography  and 
use. 

•  Some  areas  are  disconnected  from  the  rest  of  Roxbury  (ie  Lower 
Roxbury  and  the  Northern  portion  of  Columbus  Avenue.) 

•  Despite  assigned  neighborhood  boundaries,  the  identity  of  the 
neighborhood  is  defined  by  its  historic  character,  presence  of 
space,  and  amount  of  large  public  housing  developments. 

•  Many  neighborhoods  are  defined  by  the  marginal  commercial 
boulevards  which  slice  through  Roxbury  (ie.  Blue  Hill  Avenue  and 
Dudley  Street) . 

16.  NEIGHBORHOOD  POSSIBILITIES 

•  Develop  specific  strategies  for  each  neighborhood  area  based  on 
the  specific  needs  of  the  neighborhood. 


• 


Focus  residential  development  around  commercial  catalysts. 


•  Focus  primary  efforts  on  concentrations  of  underdeveloped  land 
at  commercial  centers. 

•  Promote  low  density  home  ownership  housing  that  will  work  with 
the  existing  neighborhoods  to  create  a  solid  residential  base. 
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17.  COMPOSITE  VISION  POSSIBILITIES 

•  Create  gateways  with  commercial,  light  industrial,  or 
recreational  identities  at  the  major  boulevard  entries  to 
Roxbury. 

•  Create  a  S.E.  Corridor  transit  line  and  park  land  along  the 
Midland  Division.   The  S.E.  Corridor  could  provide  efficient  rail 
and  vehicle  transit  to  Downtown  and  Newmarket  Square  as  well  as 
act  as  a  catalyst  for  development  and  growth  at  the  stations  and 
along  the  park  land. 

•  Create  park-and-ride  facilities  along  the  new  S.E.  Corridor  to 
relieve  traffic  and  parking  demands  downtown  and  provide 
commercial  and  retail  growth  in  Eggleston  and  Newmarket  Square. 

•  Introduce  mass  transit  lines  (fixed  rail  or  electric  bus)  along 
Blue  Hill  Avenue  and  Dudley  Street.   These  lines  will  allow  for 
enhanced  East  West  travel  and  support  commercial  development 
along  these  streets. 

•  Develop  a  green  link  connecting  Roxbury *s  neighborhood  parks  to 
Franklin  Park  and  ultimately  the  "Emerald  Necklace"  at  Jamaica 
Way  and  the  Fenway.   This  park  system  will  develop  awareness  of 
Roxbury *s  natural  resources  and  its  connection  to  the  rest  of  the 
city. 

•  Reinforce  the  ring  of  green  space  around  Roxbury  by  developing 
the  S.E.  Corridor  and  planting  trees  along  major  boulevards. 

•  Make  Franklin  Park  more  integral  with  the  Elm  Hill  neighborhoods 
that  surround  it  by  creating  gateways  to  the  park  that  correspond 
with  the  street  entries. 

•  Reinforce  the  neighborhood  commercial  centers  of  Eggleston  Sq. 
and  Grove  Hall. 

•  Develop  Dudley  Square  as  a  regional  shopping  center  with  a 
visible  identity  (ie.  a  major  new  mall  or  specialty  mall  at  the 
rehabilitated  Dudley  Station) . 

•  Create  a  major  regional  draw  such  as  an  outlet  center  that  will 
attract  shoppers  from  outside  the  community  to  come  to  Roxbury. 


7.  COMPOSITE  VISION  POSSIBILITIES  CONT , 


Develop  a  cultural/institutional  office  center  at  Washington 
Street  and  Melnea  Cass  Boulevard. 

Reinforce  the  Social  Service/Youth  Core  area  at  MLK  Boulevard  and 
Warren  Street. 

Reinforce  access  to  Roxbury  through  Lower  Roxbury  to  provide  a 
clearer  identity  to  this  neighborhood. 

Rehabilitate  existing  commercial  centers  such  as  the  Washington 
Street  Mall  to  provide  retail  anchors. 

Balance  the  institutional  growth  happening  primarily  along  the 
S.W.  Corridor  by  creating  institutional  and  commercial 
opportunities  closer  to  the  center  of  Roxbury. 

Introduce  new  squares  and  parks  in  areas  of  abundant  vacant  land 
as  catalysts  for  residential  and  commercial  growth. 

Encourage  growth  of  "clean"  light  industrial  uses  as  a  source  of 
employment  and  an  improved  economic  base. 
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